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1.1 Introduction
{excerpts from Reguest for Proposal)

Tipp City 1s a growing community, which has experienced a 24%
increase in population from 6,027 persons in the 1990 census to
about 7,500 today.(1998) Together with 6,500 residents in
adjacent unincorporated areas, the Tipp City area now has a
population of over 14,000 persons. It is currently the fastest
growing city in Miami County, at least partially because of its
location at the northern edge of the Dayton metropolitan area.
Miami County remains largely rural though it has experienced
growth, particularly in the cities of Tipp City and Troy. Im-
proved economic conditions for individuals allowed a decade-
long housing construction boom, which made communities like
Tipp City very attractive to new homebuyers.

Fortunately, a tradition of careful planning and financial stability
has allowed Tipp City to meet the changing demands of its
growth. Modern utility systems have been expanded to accom-
modate not only-existing needs, but also improved service and
expected increases. New industrial and commercial areas are
being developed with necessary transportation and other infra-
structure improvements. An aggressive program of streel recon-
struction has rebuilt nearly the entire street network in the oldest
part of town, and is now making capacity improvements in more
recently developed areas. New and expanded community facili-
ties have been provided to meet increased service needs. Other
community planning efforts are also in progress, including a
facility study of the township-wide local school district. Private
property values have increased continuously, encouraging private
investment in new as well as older buildings.

Tipp City's growth trend has impacted many aspects of the
community, especially the Main Street Corridor, which includes
the community’s principal commercial centers. In keeping with
its strong planning tradition, the City of Tipp City wishes to
make future improvements along this corridor in a coordinated
manner that will provide a very high over-all quality while
addressing the concerns of increasing automobile and pedestrian
traffic.

Tipp City’s Main Street Corridor contains the community’s
busiest thoroughfare and its major connection to Interstate Route
75. It also serves as the principal east and west entries to the
City. Part of this corridor also includes the “Old Tippecanoe
Restoration District,” which is listed on the national Register of
Historic Places. The Restoration District is made up of the
Downtown Central Business District and a residential area of
renovated period houses. A more recent element in the corridor
is a 1970’s era shopping center just east of the Interstate Route
75 exchange. This shopping center has recently changed owner-
ship, and new investment is expected to increase its occupancy.

The Main Street Corridor is actually composed of several differ-
ent neighborhoods or subareas. At the I-75 interchange, the area
is a combination of highway and community services such as gas
stations, shopping centers and smaller business properiies.
Within this document it will be referred to as the Commercial
Area. To the north of this commercial area there are several
subdivisions of single family homes, dating from the 1930's,
1960’s, and 1970°s. To the south, there is a transitional area with
modem offices, a mix of apartment styles, and a large planned
development of single family homes that were built over a period
of 20 years.

To the east, past Tippecanoe Drive, there is a small residential

neighborhood dating from the period during World War 11, herein

referred to as the Residential Area. The residential neighbor-
hoods to the south predate that war.

Al the intersection of Main Street and Hyatt Street, there is a
small commercial area that also includes the primary station for
the Tipp City Fire and EMS Departments. To the east, the
Restoration District, which will be referred to as the Histonic
Residential Area, includes primarily single family historic
homes, most of which have been restored.

The CSX Railroad crossing marks the division between the
Historic Residential Area and the Downtown Business District,
or Historic Commercial Area, as it will be referred to in this
document

The Historic Commercial Area includes a lively mix of retail,
offices, banks, restaurants, specialized services, and even an
independent grocery store half a block to the south. Cross streets
were originally laid out with wider widths, to serve industriat
areas that remain at what once were the north and south edges of
Tippecanoe City. The eastern edge of the Historic Commercial
Area is considered to be the old Miami and Erie Canal bed,
which still includes Lock 15, less than 100 feet off of Main
Street. East of the Canal Lock, the land drops off to the flood
plain of the Great Miami River, which also serves as part of the
Taylorsville Dam Retarding Basin, State Route 571 continues
from this area east, across the Great Miami River, to State Route
202 and to New Carlisle, in Clark County,

1.2 — Project Scope

The Main Street Corridor Study will analyze the entire arca
along Main Street from Interstate Route 75 to the vicinity of
Miami & Erie Canal Lock 15. This area is approximately 6,000
feet long. The project is a comprehensive look at the entire
corridor mcluding linkages to adjacent neighborhoods and
covering the elements of a typical corridor plan. The Study
provides general guidance for future redevelopment, as well as
for public and private improvements along the Mam Street
cormidor. The Study also provides type and style guidelines that
can be applied to individual projects as they anse. and provides a
listing of desired individual improvements that can be included
in future budgets. These guidelines will address the following:

-Street lane configuration

-Traffic signals/Mast arms

-Street lighting-locations and style

-Curb and sidewalk locations

-Street tree locations

-Sidewalk materials

-Sidewalk amenities

-Streel signage recomendations

-Priorities for improvements/Phasing

-Estimated costs for elements

-Potential sources of funding




Chapter 2 — Existing Conditions, Analysis, and Op-
portunities

2.1 Introduction

The evaluation of the existing conditions of the Corridor was
achieved through a fact gathering phase which included new
aireal photography, map and data gathering, and numerous site
visits. Utilizing this material, the consultant team performed a
critical review of all aspects of the corridor. The results of this
analysis were then recorded and graphically illustrated on the
following pages.

2.2 Highway Interchange

The existing highway interchange is the primary city entrance
and yet it lacks differentiation from all other interchanges. It

should be utilized to inform motorists that there is something

special about this exit. This first impression of Tipp City is a

erucial one. It introduces the rest of the Corridor and sets the
expectations of the user as they explore the site,

Signage. plant material, topography, and all available area should
be utilized to accent the interchange. These elements must be
¢cohesive with the commercial district in order (o unify the two in
a manner that allows the interchange to be a part of the whole
corridor rather than a solitary focal point. It must express; "It all
starts here."”
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2.3 Commercial District

The commercial district shows signs of “highway cluiter” com-
monly found in areas located adjacent to a highway interchange.
Signage code issues need to be re-examined in this district in
order to maintain a unified Main Street corridor. The existing
signage does not express to the user a deliberate and cohesive
commercial area nor does it relate to the rest of the Main Street
commidor. The revised codes should creafe signage that reflect the
overall character of Tipp City and serve to maximize sign effi-
ciency.

Furthermore, the commercial district lacks visual cues and clear
circulation routes necessary for convenient pedestrian circula-
tion. Proposed improvements must maintain commercial scale
and vehicular circulation while addressing pedestrian circulation
and experience. This will maximize vehicular efficiency while
minimizing pedestrian/vehicular conflicts.

Existing utility poles and above ground wires (telephone, cable,
lighting, and traffic signals) are visually unattractive. Study the
feasibility of burying above ground utilities. Consider introduc-
tion of mast arm signal poles at all applicable intersections, and
possible replacement of existing cobra-light fixtures.
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2.4 Residential District

The existing pedestrian experience through the residential district
is a harsh one. With no separation on the north or south side,
pedestrian use of the sidewalk has all but ceased. Physical
separation between vehicular and pedestrian circulation is ex-
tremely important in improving the pedestrian experience. and
thereby encouraging use. A study of the vehicular requirements
through the site should be undertaken and serious consideration
should be given to gaining green-space and widening the side-
walk wherever possible.

Existing utility poles and above ground wires (telephone, cable,
lighting, and traffic signals) are visually unattractive. Study the
feasibility of burying above ground utilities. Consider introduc-
tion of mast arm signal poles at all applicable intersections, and
possible replacement of existing cobra-light fixtures.

Proposed improvements to streetscape in this district must relate
to residential scale and special needs of the neighborhood.

il 45 A 4% 45 4% 4% 4 M H H A A H A A A A A A A A A A A A A A A A



|

¥ 00OV O0 VU IUUUVUV VIO ODUGEGIUUIUITUUVUVUVLLEYLBIYL S

LEGEND

EXISTING NOOD POLE
W COBRA LIGHT FIXTURE

WooD ELECTRIC POLE

12" HISTORIC FEDESTRIAN
LISHT FIXTURE

EXISTING METAL FOLE
W COBRA LIGHT FIXTURE

EXISTING DECIIUGUS
TREE

RENT
1S IT PORSELE TO NARROW ROAD TO
SAIN SREEN ePAcE ARD tpimaTionr |

FROM NOSE
~HD BOFTESING OF THE DISTRICT EDOE
~HTRSDUCE WESETATION WHEREVER
POSS/RI N
L EXISTING EVERSREEN
TREE

EXISTING VIBA TO
BE SCREDNED

EXISTING VIEA TO
BE MAINTAINED

EXISTING AUTO
TRAFFIC

INTERSECTION CORNER
TO BE ENHANCED

POTENTIAL FEDESTRIAN
AUTOMCOBILE GONFLICT

AND RELOCATE CURE.

a%%%//%Of%amﬁa

EXISTING CURB CUT
TO BE REMOVED

i _-u.l-.-r_—.m—_-n :-- N - ¥ Tw--'-' % 41510 Pt e E 3 T . * ST i INTRODUCE VEGETATION
{I;ﬂ. | | L ; g e I THIS AREA

o |

i
! -
SICEAALK DIFESTLY ABIMS A FOUR LARE

SASGR THORSSFARE.
RECLHHEMND
=INVESTISATE THE NECESSITY O CUR-
MIDTHS,

AND
15 IT FOSSIBLE TO NARROR ROAD 7O
SAIN SHEEN BPFACE AND SEFARATION?

|F Bch

=INSTALL FLANT MATERAL T3 (HCRTASS
GEFARATION OF USES. AMD SCFTEN THE
VEHICLLAR AND FECESTRIAN EXFERENCE

RESIDENTIAL DISTRICT

~EVALUATE MESIBLE FEFLACENENT OF EXISTING ROAD-
AT COBRA LIGHT FLCTURES

=ATLDT VEHICULAR FECLTREMENTS, 15 THERE AN GFPCR-
TUNITY TO $AIN SREEN SPACE AND WIDEN SIRENALKT

FROPOSED [MPROVEMENTS TO STREETBCAPE MIST
RELATE TO FESITENTIAL BCALE AND 6FECIAL NEEDSD
OF RESIANTIAL NEISHBORHAOD, RESIDENTIAL DISTRICT

-BVALUATE POSSIELE REPLACEMENT OF EXISTING ROAD- d % 0 % ELEMENTS 70 BE SAME IN ALL DISTRIZTS:

HAY CODRA LISHT FUMURES zl 3. H -COLOR AND TEXTURE OF PAVERS

-EMISTING UTILITY POLES AND ABGVE SROUND WIRES g zg E E -ad.lonwpslsnoﬁusmsmam

mmlvwrrﬂmﬂ\?ﬁ L < £ T, D ELEMENTS THAT MILL CHANSE AZEoRDINe TO TYFPE OF
-STUDY THE FEASIBILEFY OF ELRYING ABOVE : —F = DISTRIET:

SHOND UTILITIES
~BVALUATE INTROTACTION OF MAST ARM SI6
POLES AT ALL APPLICABLE INTERSECTIONS,

L -BIZE ANG OUTFUT OF LISHTS
| ‘ﬁ_‘ﬁ
: -2p,
i

Tipp City, TIPP CITY MAIN STREET CORRIDOR STUDY Locvood, Jone ad Beal, o

jﬁ“[?' Ohio EXISTING CONDITIONS, ANALYSIS, AND OPPORTUNITIES LSR Consultants

2Qur Imags ls Growing” l}ESIDEngI'Ié‘LL DIST;IZ(XF m&m



RESIDENTIAL DISTRIGT

-EVALUATE POSSIELE REPLACEMENT OF EXISTING ROAD-
AT COBRA LIGHT FIXTURES

-BTUDY VEHIGUL AR RECGUREMENTS, I8 THERE AN OFFGR.-
TUNITY TO GAIN SREEN SRACE AND WIDEN BIDEMALKT
-FROPOEED IMPROVEMENTS TO STREETECAPE MUST
SELATE TO RESIDENTIAL ECALE AND SPECIAL NEEDD
OF RESIDENTIAL NEISHEORHOGT.

“EVALUATE FOSSIBLE REFLACEMENT OF EXISTING ROAD-
HAY COBRA LIGHT FXTURED
~EDOSTING UTILITY MOLES AND ABOVE SROUND WIRES
(TELEPHERE, CAELE, LIGHTING AND TRAFFIC SISNALS)
ARE VEUALLY LNATTRAZTIVE,

~SDT THE FEASIB|LITY OF BLRTTNS ABOVE

SROMND UTILITIES
~BVALUATE INTREDUCTION OF MAST ARM SIGNAL
POLES AT ALL APPLICABLE INTERSECTIONS.

Tipp City,

ﬂ_][lf' Ohio

“Sur Image la Growing®

15 IT POSSIELE TO NARRAN ROAD TO
SAIN SRZEN BPACE AND SEPARATION?

MELOGATE BIEAALK. ANAY FROM
THORCUSHPARE T SAN MORE
PHYBICAL SEPARATION.

=[AETALL FLANT HATERIAL TO RCREASE

SEFANKTRIN OF USES AMD SOFTEN THE
AND FESESTRLAN EXFERENCE,

TIPP CITY MAIN STREET CORRIDOR STUDY

EXISTING CONDITIONS, ANALYSIS, AND OPPORTUNITIES

RESIDENTIAL DISTRICT

PLANNING AREA #2B

LEGEND

EXISTING HOOD FolLE
W COBRA LIGHT FIXTURE

HOOD ELECTRIC POLE

13' HISTORIC PEDESTRIAN
LIEHT FIXTURE

EXISTING METAL POLE
W COBRA LISHT PIXTURE

EXISTING DECIDUOUS
TREE

EXISTING EVERSREEN
TREE

EXISTING VIEN TO
EE SOREENEL

EXISTING VYIEAN TO
BE MAINTAINED

EXISTING AUTO
TRAFFEIC

INTERSECTION CORNER
TG BE ENHANCED

POTENTIAL FEDESTRIAN
AUTOMOBILE CONFLICT

REMOVE TURN LANE
AND RELOCATE CURB.

a%%%//%eﬁ%ﬁmﬁ%

EXISTING CURB cUT
TGO BE REMOVED

INTRODUCE VESETATION
IN THIS AREA

RESIDENTIAL DISTRICT
ELEMENTS TO BE THE SAME N ALL DIsTRICTS:
-GOLOR, AND TEXTURE OF PAVERS

P
=COLOR, ANG DESISN OF LIGHTS AND STREET

FURNITURE
ELEMENTE THAT MILL CHANSE ACLORDING TO TTPE COF
DISTRIET,

-SIZE AND QUTAUT O LISHTS

=8|ZE AND TYPES OF TREES

-2PACINS o TREES

-3IZE OF PAVERS

Kinzelman | Kline Inc.
Lockwood, Jones and Beals, Inc.
John Poe and Associates

LSR Consultants

APRIL, 2000
#98139.0

ansnnanoonnnanasansnasasanananaaa»n

A AMAAANA



1 e %
Gi
il

SIOEAALK CIRESTLY ALTS A FOUR LANE
AR 5 Th
RECOMYENT:. S

~INVESTISATE THE or il

FENT NJHEER OF LANES AND DTHS, il

18 IT POUSIELE TO ROAD TO }

1 AN SREEN BFALE AND SEARATION? i

-
-

2 LESEND

EXISTING WOOD POLE
W COBRA LISHT PIXTURE

Woop B ECTRIC POLE

12' HISTORIC PEDESTRIAN
LISHT PIXTURE

EXISTING METAL POLE
W COBRA LIGHT PIXTURE

EXISTING DECIDUOUS
TREE

EXISTING EVERGREEN
TREE

e
-

¥V UV W9 VVYVeY Ve e

¥ VUV U9V VU uwvUVwwVVwwuwvUIveo o aew

i ..
ABEENCE OF VESETATION M.cHa HAIN &7, Ay |
CORAIDON, CALSER MN ABBTHETICALLY . I ! | - d ‘il
MPLEASART, HAREH ENTRGNATNT. A i : ! To
-m EEFAMRATICN OF BRACE F' COAPLIETS AT DRIVERAT CUTLETS. . 4 - . § " 1 glsTlNe VIEAN
BCRTERMS PREM NOISE e . . : | ' )
<HO BCETENNE OF THE DISTHICT EDSE R E) ALERT et o AT ' ' 1 - LN )& ;cégﬁﬁdc EXISTING VIEW TO
“BiTHETRICE VESETATION WHEREVIR e s T d AT BE MAINTAINED
- EXISTING AUTS
539 527 - ¥ 3 : TRAFFIC
i B - F s - ; F.! EE L, le n ; = F \ !
[ e Voo T - S e !
.O*H‘. X - TR mE y f A T = — - INTERSECTION CORNER
= + — . N - TO BE ENHANZED

|CDLJ[ ) e[l
: _
ﬂd"

3:2\.-:

RESIDENTIAL DISTRICT

e

“EVALUATE FOSSBLE REFLACEMERT OF EXISTING ROAD-
WAY COBRA LISHT FIXTURES

=STUTY VEHICULAR REGUIRISMENTS, 15 THERE AN GFFCR-
TUNITY TO GAIN SREEN SPACE AND IDEN SIDEMALK?
FROPOSED (MPROVEMENTE TO STREETECAFE MIST

RELATE TO REBIDENTIAL SCALE AND SPECIAL NEEDS
OF RESIZENTIAL NESHRORHOOD,

~EVALUATE MISSIELE REPLACEMENT OF BEXISTING ROAD-
HAY COERA LIGHT FIXTURES

SESTING UTILITY POLES AND ABOVE GROUND W
(TELEHONE, CABLE, LIGHTING AND TRAFFIC SISNN_‘:J
AEVHW-LY UNATTRALTIVE.
=2MUDT THE FEASIBILITY OF BURTING ABOVE
SROND UTILITIES
=BEVALUATE INTRODUCTION OF MAST ARM SIGNAL
POLES AT ALL APPLICABLE INTERSEGTIONS.

Tipp City,
Ohio

SQur Image o Growing”

FSTENTIAL FOM FECESTRIANVEHICULAR
SONPLICTS AT CRUWEAAT CUTLETS,

INTERSECTICHS FRESENT AN EXCELLENT
T T2 =MD MOTORISTS AND
FHERE THEY ARE-TIPP CITYI

SE FLANT HATERIAL, CHOSSMAL RS,
FAVERS, ETE. T8 ACCENT (NTERAESTOND.

EXISThul LARSE EXFAMSE OF CONCHETE
CETHALTE FROs THE ARSTHETIC GWLITT or
DETRICT.

THE

WEST SIDE
SAFETY BLDG,

" &

MTERSECTIONS PRESINT AN EXCELLENT

& ﬁmﬁ‘rﬂm
PESESTRIANS WHERE THET ARE-TIFP CITYI
ooy =]

AME PLANT HATERRAL, CROMEAALICS,
FAVERS, BTC. To ACCEMT |NTERSECTICTHE,

. | | MASTICUS cURE cina PRESENT MaTomisTS
i HIITH *BEA G5 ASRAALT™ AND MO CLEAR
| EROLATORY DIRESTICHN,

= -
N S
- |7 X\
ol R\ e
B \

TIPP CITY MAIN STREET CORRIDOR STUDY

EXISTING CONDITIONS, ANALYSIS, AND OPPORTUNITIES

RESIDENTIAL DISTRICT
PLANNING AREA #2C

POTENTIAL FEDESTRIAN
AUTOMOBILE CONFLICT

REMOVE TURN LANE
MND RELOCATE CURE.

EXISTING CURD CUT
To BE REMOVED

INTRODUCE VESETATION
IN THIS AREA

ﬁ@%Q//%Oﬁ%ﬂﬂuﬁﬁ

RESIDENTIAL DISTRICT

ELEMENTS THAT MILL REMAIN THE SAME N ALL DISTRIGTS:
=COLOR, TEXTURE GF F,
~CaLoR AND DESIGN oF LIEHTS Ano STREEY

EIE'!'ENT‘.‘: THAT MILL CHANAE ACCORDING TO TYPE OF
DISTRICT:
-5

Kinzelmen | Kline Inc.
Lockwood, Jones and Beals, Inc.
John Poe and Associates

LSR Consultants

APRIL, 2000
#98139.0



EEALRRERREREEREXEEREEEEEELRE




TS'-O" RIGHT OF WAY

12-0 { 120"
!
EAST HEST
BOUND LANE BOUND LANE

EXISTING MAIN STREET SECTION

HISTORIC RESIDENTIAL AREA

2.5 Historic Residential Area

The existing pedestrian experience through the historic residen-
tial district is a pleasant one. The width of the sidewalk is five
feet, with 7 feet of separation from Main Street in the tree lawn.,
The homes are setback a consistent and comfortable distance
from the road. Although a few street trees are missing, the
remaining trees are healthy and consistent enough to provide
shade and reinforce pedestrian separation from the road. In
addition to these amenities, the on-street parking serves as a
physical barrier that also aids in the delineation of pedestrian
space. All of these features combine to create a very pleasant
pedestrian experience through the historic residential district.

Existing utility poles and above ground wires, (telephone, cable,
lighting, and traffic signals) are visually unattractive. Study the
feasibility of burying above ground utilities. Evaluate introduc-
tion of mast arm signal poles at all applicable intersections.

Proposed improvements to streetscape must relate to residential
scale and special needs of the neighborhood.
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2.6 Historic Commercial Area

The existing historic commercial district boasts a 12" sidewalk
with on-street parking. However, the existing street amenities
are not adequate for the anticipated growth and use of this area.
Additional amenities should be proposed for the downtown area,
Also, the concept of curbed parking eyebrows should be ex-
plored in order to gain more pedestrian space, while maintaining
successful truck navigation through the district.

Signage code issues need to be re-examined in this district in
order to maintain a unified Main Street corridor. The existing.
traffic and circulation signage does not express to the usera
deliberate and cohesive commercial area nor does it relate to the
rest of the corridor. The revised codes should create signage that
reflects the overall character of Tipp City and serves to maximize
sign efficiency,

The off street parking is disorganized and lacks visual cues that
are necessary to guide motorists, Parking zones should be
indicated at Main Street and then clearly marked at their loca-
tion. Also, while accentoating the parking entrances, the exist-
ing parking lots should be screened in order to minimize their
negative visual impact.

Existing utility poles and above ground wires (telephone, cable,

lighting, and traffic signals) are visually unattractive. Study the
feasibility of burying above ground utilities. Consider introduc-
tion of mast arm signal poles at all applicable intersections, and

possible replacement of existing cobra-light fixtures,
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Chapter 3 — The Process

From the beginning, the preparation of the Corridor Plan has
involved extensive participation by representatives for the city’s
diverse constituencies, The Steering Board included representa-
tives from neighborhood organizations, city offices, property
owners, and businesses.

The Board reflected much of the City’s diversity and richness
and brought many different perspectives to the table during the
planning process. The consultant team worked closely with the
Board, meeting regularly and forging a broad consensus of
support forimplementation of the Plan’s recommendations. In
order to reinforce the awareness and consensus of the project, the

consultant team also met with individual City boards, and other

interested parties. These include:
Tipp City Planning Board
Tipp City Restoration Board
Tipp City Tree Board
Tipp City Parks Advisory Board
Downtown Business Association, (Tipp City)
Tipp City Council
Ohio Department of Transportation

Members of the community have been kept informed and in-

cluded in the process through regular coverage in the local
television community channel. the newspaper, and regular
mailings to all individuals within the corridor. Public meetings

were held in order to solicit the opinions of as many stakeholders

as possible, and Board meetings were also open to the public,
Meeting minutes were recorded during these sessions, and are
included within the Appendix section.

The result of these efforts created an interactive atmosphere,
where ideas and concerns were shared, and the end product was
a design based on community consensus,
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Chapter 4 — Site Recommendations
4.1 Introduction

The following recommendations are a response to the analysis of
the existing conditions of the study area. The proposed design
solutions attempt to resolve the opportunities, constraints and
problem areas that were previously mentioned, in a manner that
is both functionally and aesthetically appropriate for the corridor
community.

It is the intent of these recommendations and design guidelines
to direct project commitiees, design professionals and design
review committees toward the goals of the City. The consistent
retrofitting of smaller site improvement projects will result in a
more unified corridor over time.

4.2 Review Procedures/Goals and Objectives

In order to ensure site improvements to the highest standards, it
is recommended that a site improvement review process be
established under the auspices of the City. This City appointed
board will create a process for review that will minimize the
accumulation of small improvements, replacement and repair
projects that can collectively degrade the corridor environment.

The charge to this Board is to review site improvement projects
on behalf of the City with two primary goals:

1. To interpret the Main Street Corridor Study policies,
intent and design guidelines; to determine compliance with the
policies, principles, and guidelines; to recommend modifications
to the proposed project when appropriate, Serious deliberation
should be given to any exceptions or to any modification of the
policies, principles, or guidelines.

% To evaluate projects to ensure that (hey meet the highest
gualitative standards. Special care must be taken, however, so
that the Board does not lapse into “designing the site,” and that

architects, landscape architects, and other project representatives
are given clear instruction after any review.

The Board's review responsibility is the “civic™ mission of a
project, not its “private” or functional one, This includes review
of the project in light of the long range goals of the City and the
relevant district plan. Emphasis should be on the guality of
public open space and landscape, relationship to adjacent archi-
tecture and its relationship and contribution to the larger corridor
context in which it is sited.

The ultimate goal of this study is to provide guidance for further
development, both private and public, throughout the Main
Street corridor. Specifically, the streetscape should /should be:

-viewed as a common ground offering a mix of uses and public
spaces that will draw the community and others in the region to
shop, eat, live, and work along the sireer and within the district.

-enjoyed as walkable street which invites pedestrian use.

-enlivened by outdoor public places in which to sit and eat,
people-watch and meet friends.

-permit extensive visibility into street level interiors,

-appreciated as a pedestrian —friendly place, a seam, easily and
safely crossed by pedestrians, particularly at points which sup-
port circulation between the street, and adjacent neighborhoods.

-linked to adjacent neighborhoods by well maintained alleyways.
rear service and parking areas,

-enlivened by a distinctive public realm embodied in sidewalks.
street furniture, street trees, and other streetscape elements that
reflect the character of the district as a whole and of its sub-
areas.

The introduction of common elements within the corridor will
reinforce the community identity. As visitors enter any part of
the corridor, they will begin to recognize elements that are
unique to Tipp City. These common elements include:

- 127 historic/decorative pedestrian lightpoles

- teardrop lights to replace cobra fixtures
- signage

- benches

- trash receptacles

- mast arm signal poles

-bollards

- drinking fountains

(see Chapter 5: Site Standards for full palette of standard
items)

The design concepts presented in this document also serve to
illustrate common hardscape treatments throughout the entire
corridor. This will reinforce the wholistic character of the City,
presenting the user with familiar curb, sidewalk, and crosswalk
treatments.
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PEDESTRIAN ACCESS TO BRIDGE

INTERCHANGE AREA

4.3 Highway Interchange

The existing highway interchange is the primary enctrance for
Tipp City. This first impression of Tipp City is a crucial one. It
introduces the rest of the Corridor and sets the expectations of
the user as they explore the site. Signage and landscaping,
located along the highway at the corporation limit lines, serve
to introduce and prepare the motorists to the upcoming inter-
change. The proposed planting design for the 1-75 Main Street
interchange serves to differentiate this interchange from the
others in the area. The use of shade trees, ornamental trees,
evergreen trees, ornamental shrubs, and wild flowers serve to
spur interest in Tipp City. The use of wild flowers reduce the
amount of maintenance that grass would normally require,
while adding a large scale palette of color that will be easily
noticed from the highway.

The diagram located 1o the lefi illustrates a potential solution to
pedestrian access and circulation accross the existing bridge.
The ODOT bridge is limited 1o 3’ of sidewalk on each side of
the road. Introduction of a sidewalk behind the guardrail will
maintain current traffic lane width, while protecting the pedes-
trians waiting at the corner, This design is intended to be
implemented on all four comners of the bridge to facilitate
convenient pedestrian circulation to both sides of 1-75.

Common elements that are located within the corridor, such as
decorative/historic lightpoles, teardrop lights, signage, and
mast arms begin 1o tie in the interchange area with the rest of
the carridor. (see Chapter 5; Site Standards for style and color)
The landscaping and signage entry feature further entorce the
community identity as the molorists enter the commercial area.
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4.4 Commercial Area

The commercial district lacks visual cues and clear circulation
routes necessary for convenient vehicular and pedestrian circu-
lation. The proposed design incorporates the following:

-Narrowing the Main Street lane widths to ODOT minimum,
and eliminating a right hand turn lane in order to gain as much
greenspace on each side of the road as possible. This will
maximize pedestrian vehicular separation, delineate pedestrian
space, and enhance the user experience through the space.

- Vegetation located along the corridor helps to screen the
vehicles located in the parking lots, but maintains clear site
views to store entrances.

- Proposed street trees and shrubs also reinforces pedestrian
separation from busy Main Street traffic. This is crucial in the
effort to make the commercial area pedestrian friendly, and thus
a more widely used, economically vibrant area,

- Restructuring adjacent parking lots and access lanes in order
to accomplish a more efficient use of the space and minimizing
pedestrian vehicular conflict

-Introduction of standard decorative/historic lightpoles, tear-
drop lights to replace cobra fixtures, signage, benches, trash
receptacles, and mast arms begin 10 unify the corridor. (see
Chapter 5: Site Standards for style and color)
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4.5 Residential Area

The existing pedestrian experience through the residential district
is a harsh one. With no separation between vehicular and pedes-
trian traffic. use of the sidewalk has all but ceased. Physical
separation between vehicular and pedestrian circulation is ex-
tremely important in improving the pedestrian experience, and
thereby encouraging use.

Due to the importance of this area we have explored three differ-
ent options that will serve to improve the pedestrian and vehicular
experience within the space. The following pages illustrate and
discuss each option in depth, particularly their effectiveness
weighed against the cost of construction. These options also contain
standard elements that are common throughout the entire residential
corridor, and are as follows:

Standard improvements included in all options:

-Intersection treatments that utilize small retaining walls, orna-
mental trees and shrubs, (see elevation diagram on the left) and
paver treatments in the sidewalk (see Chapter 5: Site Standards
for style and color)

~Introduction of standard decorative/historic light poles, teardrop
lights to replace cobra fixtures, signage, benches, trash recep-
tacles, and mast arms begin to unify the corridor. (see Chapter 5:
Site Standards for style and color)

-Introduction of small shade trees to minimize the impact of the
long span of asphalt and concrete
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Residential Option #1:

At the time of the issue of this document, it is unknown as to
whether or not the Ohio Department of Transportation will
allow manipulation of the lane width or curb locations in this

.area, As a response o this reality, Option #1 maintains the

current lane width and curb location, and focuses on introducing
standard elements along Main Street in order to draw attention
away from the close proximity of the sidewalk to the road.

This option also includes the standard corridor elements previ-
ously mentioned:

-Intersection treatments that utilize small retaining walls,
ornamental trees and shrubs. and paver tréatments in the
sidewalk (see Chapter 5: Site Standards for style and color)

-Introduction of standard decorative/historic lightpoles, tear-
drop lights to replace cobra fixtures, signage, benches, trash
receptacles, and mast arms (see Chapter 5: Site Standards for
style and color)

-Introduction of small shade trees to minimize the impact of the
long span of asphalt and concrete

Advantages of Option #1:

-Least expensive of all options.

-Adds 1rees and decorative light poles.

-Requires minimum coordination with home owners,
-Vehicular circulation through area will be minimally impacted.
-Requires no coordination with ODOT,

Disadvantages of Option #1:

-Does not gain separation between vehicular and pedestrian
users, and does not enhance the safety of the pedestrian.

-Does not allow adequate space for snow removal, thus; making
the sidewalk impassable to pedesirians during the winter
months.

-Accomplishes the least of all options in improvement of the
pedestrian and vehicular experience.
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Residential Option #2:

Option #2 narrows the lane widths of Main Street by three feet
on each side and relocates the curbing. The space that is gained
by this relocation becomes a 3' lawn space where decorative/
historic light fixtures will be installed. The lawn area and light
fixtures will also serve to increase the physical separation
between vehicular and pedestrian traffic.

This option also includes the standard corridor elements previ-
ously mentioned:

-Intersection treatments that utilize small retaining walls,
ornamental trees and shrubs, and paver (reatments in the
sidewalk (see Chapter 5: Site Standards for style and color)

-Introduction of standard decorative/historic lightpoles, tear-
drop lights to replace cobra fixtures, signage, benches, trash
receptacles, and mast arms begin to unify the cornidor. (see

Chapter 5: Site Standards for style and color)

-Introduction of small shade trees to minimize the impact of the
long span of asphalt and concrete

Advantages of Option #2:

-Gains separation between vehicular and pedestrian users,
making pedestrian use safer,

-Adds trees and decorative light poles.

-Allows adequate space for snow removal, thus, making the
sidewalk available to pedestrians during the winter months
-Helps to reclaim residential feel in this corridor.

Disadvantages of Option #2:

-Vehicular circulation through this area will be severely im-
pacted during construction,

-Requires some coordination with home owner.

-Requires considerable amount of coordination with ODOT.
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Residential Option #3:

Option #3 maintains the current lane width and curb locations,
but pulls the sidewalk back away from the curb. (see illustra-
tions, next page) This is accomplished without difficulty on the
south side of Main Street. However. on the north side. the close
proximity of the homes and the change in grade make the
sidewalk adjustment more complicated. Each heme that would
be affected by Option #3 has been investigated and the follow-
ing page shows the number of different ways to handle the
home owners access to the sidewalk.

This option also includes the standard cormdor elements previ-
ously mentioned:

-Intersection treatments that utilize small retaining walls,
ornamental trees and shrubs, and paver treatments in the
sidewalk. (see Chapter 5: Site Standards for style and color)

-Introduction of standard decorative/historic lightpoles, tear-
drop lights to replace cobra fixtures, signage. benches, trash
receptacles, and mast arms begin to unify the corridor. (see
Chapter 5: Site Standards for style and color)

-Introduction of small shade trees to minimize the impact of the
long span of asphalt and concrete.

Advantages of Option #3:

-Gains separation between vehicular and pedesirian users,
making pedestrian use safer.

-Adds trees and decorative light poles and retaining walls to
corridor, |

-Accomplishes the most to improve the pedestrian and vehicu-
lar experience. _

-Requires no coordination with ODOT.

-Allows adequate space for snow removal, thus, making the
sidewalk available to pedestrians during the winter months
-Helps to reclaim residential feel in this corridor.

Disadvantages of Option #3:

-Most expensive of all options.

-Requires a considerable amount of coordination with home
OWIErS.
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FPROPOSED MAIN STREET SECTION

HISTORIC RESIDENTIAL AREA

4.6 Historic Residential Area

The existing pedestrian experience through the historic residen-
tial district is a pleasant one. The width of the sidewalk is five

feet, with 7 feet of separation from Main Street in the tree lawn.

The homes are setback a consistent and comfortable distance
from the road. Although a few street trees are missing, the
remaining trees are healthy and consistent enough to provide
shade and reinforce pedestrian separation from the road. In
addition to these amenities, the on-streel parking serves as a
physical barrier that also aids in the delineation of pedestrian
space. All of these features combine to create a very pleasant
pedestrian experience through the historic residential district.
The following elements are standard additions/replacements to
the historic residential area:

-Introduction of standard decorative/historic lightpoles, tear-
drop lights to replace cobra fixtures, signage, benches, trash
receptacles, and mast arms begin to unify the corridor, (see
Chapter 5: Site Standards for style and color)
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4.7 Historic Commercial Area

The existing historic commercial district boasts a 12” sidewalk
with on-sireet parking: The on-street parking coupled with the
proposed street trees maximizes pedestrian/vehicular separation
and creates an environment conducive to leisurely walks and
window shopping.

The “eyebrow™ concept that was discussed during design meet-
ings was studied at length. Unfortunately, the turning radius
was not adequate for the truck traffic that the downtown experi-
ences, and the idea was discarded. Traffic volume and ODOT
restrictions prevented lane narrowing, therefore the curbs
remained in place,

Other features of interest:
-Introduction of new street trees on a more consistant spacing.
- Standard 2°x2’ scoring pattern in all concrete sidewalks.

-Introduction of a paver grate tree grate system that maximizes
pedestrian walking space (see Chapter 5: Site Standards for
style and color)

-Introduction of a 4* wide utility chase adjacent to curb, covered
in concrele pavers (see Chapter 5: Site Standards for style and
color) -
-Introduction of standard decorative/historic lightpoles, tear-
drop lights to replace cobra fixture  signage, benches, trash
receptacles, and mast arms begi  « unify the corridor. (see
Chapter 5: Site Standards for st/f: and color)

45

ﬂﬂﬂﬂﬁﬂﬂﬂﬂﬂﬂﬂﬁi




vV ¥V &

&

B3
_ﬁ__
2
k-
e
i

__"EL

3l

Tipp City,

Ohio

“Our Image Is Growling®

M (e
MAIN STREET my

Cianf-imi]

LEGEND

EXISTING WOCD POLE
W COBRA LIGHT FiIXTURE

Woop BELECTRIC POLE

EXISTING HISTORIC
PEDESTRIAN LIGHT FIXTURE

EXISTING METAL POLE
W COBRA LISHT PIXTURE

EXISTINS PECIDUOUS
TREE

EXISTING EVERSREEN
TREE

PFROFOSED DECIDUOUS
TREE

PROFOSED ORNAMENTAL
TREE

PROPOSED TEARDROF LISHT
FIXTURE ON EXISTING POLE

FROPOSED DECIDUOUS

PROPOSED (2' FEDESTRIAN
HISTORIS LIGHT FIXTURE
AND POLE

PROFOSED MAST ARM
TRAFFIC SIGNAL SYSTEM

PROPOSED PEGESTRIAN
HARNING STRIP (SCORED
CONCRETE 2'X2Y

8 [+ 010080 nf

s

TIPP CITY MAIN STREET CORRIDOR STUDY

CONCEPTUAL STREETSCAPE PLAN

HISTORIC DISTRICT - COMMERCIAL

PLANNING AREA #4A

Kinzelman | Kline Inc.
Lockwood, Jones and Beals, Inc.
John Poe and Associates

LSR Consultants

APRIL, 2000
#98139.0



LEGEND

EXISTING NOOD POLE
W COBRA LIGHT FIXTURE

WOOD ELECTRIC POLE

EXISTIN® HISTORIC
PECESTRIAN LISHT FIXTURE

EX|STING METAL POLE
W COBRA LIGHT FIXTURE

EXISTING DECIDUOS
TREE

EXISTIN® EVERGREEN
TREEZ

PROFOSED DECIDUOUS
TREE

PROPOSED ORNAMENTAL
TREE

PROPOSED TEARDROF LIGHT
FIXTURE ON EXISTING POLE

PROPOSED DECIDUOUS
SHRUB RON

PROPOSED 12' PEDESTRIAN
HISTORIC LISHT FIXTURE
AND POLE

PROPOSED MAST ARM
TRAFFIC SIGNAL SYSTEM

o 1= s - NIRTH

PROPOSED FPEDESTRIAN

2l *x]ToO@0«-an
nnaannananngnAarTe

2 NARNING STRIP (SCORED

3 F CONCRETE 2'%2')

i :
jy— |

1%

NS

G st

i

g & B IT'E SAM AN SUES I
BARBER EF PR 0 CO. 2 \ i
e EROWE FAROLIN L N
— —— ] SEE FLAN ENLARSMENTS AT CONCEPTS
I oF seeidn 43 Por x| ] oF 2ecTIoN 4] For More NO. 220
INEIMATION [N THI® AREA

| NForHAT Nk THIS AREA
[] o B 50 ™ NORTH

Kinzelman | Kline Inc.

W]HF Tipp City, TIPP CITY MAIN STREET CORRIDOR STUDY Lockwood, Jones and Beals, Iuc.

N John Poe and Associates
Ohio CONCEPTUAL STREETSCAPE PLAN LSR Consultants

“Our Image s Grawing” HISTORIC DISTRICT - COMMERCIAL m glm
PLANNING AREA #4B !




I

U0 UDODUYLIOVVLIOUUOLOLUVUOUO B®BUUULVLUYUVEEVWYEEEIYIE

3l

Tipp City,

Ohio

-2 - & (-3

LEGEND

EXISTING WooD POLE
W COBRA LIGHT FIXTURE

Woop ELECTRIC POLE

EXISTING HISTORIC
PEDESTRIAN LIGHT PIXTURE

EXISTING METAL POLE
W COBRA LIGHT FIXTURE

EXISTING DECIDUOUS
TREE

EXISTING EVERSREEN

TREE

PROPOSED DECIDUOUS

TREE

PROPOSED ORNAMENTAL
TREE

PROPOSED TEARDROP LIGHT
FIXTURE ON EXISTING FOLE

PROPOSED DECIDUOUS
SHRLB RO

FROPOSED 12' PEDESTRIAN
HISTORIGC LISHT FIXTURE

PROPOSED MAST ARM
TRAFFIC SIGNAL SYSTEM

PROPOSED PECESTRIAN

TTTTTTH

MARNING STRIP (SC.ORED
CONCRETE 2'X2")

ST TR

=

==

T

TIPP CITY MAIN STREET CORRIDOR STUDY

ENLARGED INTERSECTION PLANS

1Qur lmags la Growing”

HISTORIC DISTRICT - COMMERCIAL

PLANNING AREA #4B

Kinzelman | Kline Inc.
Lockwood, Jones and Beals, Inc.
John Poe and Associates

LSR Consultants

APRTL,
#98139.0



Chapter 5 - Site Standards

5.1 Site Furnishings & Hardware

A consisiency in site furnishings will enhance the visual unity
of all disiricts of the Comridor. Standard benches, trash recep-
tacles, bike racks, tree grates and tree guards have been selected
for their durability, ease of maintenance and their styling. The
classic simplicity of this furniture will adapt to almost every
architectural context within the corridor and reinforce the
historic flavor of Tipp City. The standard color for all furniture
will be black to compliment the standard light poles and fix-
tures. Once again, any deviation from the standard color should
be reviewed by the City for its appropriateness.
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Litter Receptacle-

Manufacturer: GameTime, Inc.

Model Nmber: #UL8253

Color: Green, to match existing historic light poles, as ap-
proved by landscape architect.

-Includes durable fiberglass refuse container.
-Flat receptacle top cover.

-Surface mounied.

-Perforated one-piece 14 gauge steel surround.
-Heavy-duty cast frame.

-Powder coated.

-Jotaba wood slats.

-247x30”

Bench-

Manufacturer: GameTime, Inc.

Model Nmber: #UF1996

Color: Green, to match existing historic light poles, as ap-
proved by landscape architect.

-Heavey-duty cast frames.
-Surface mount

-Powder coated.

-Jatoba wood slats.

-6 feet in length.

Bike Rack-

Manufacturer; GameTime, Inc.

Model Nmber: #7703 (3ft.), #7702 (51t.), #7700 (7ft.)

Color: Green, to match existing historic light poles, as ap-
proved by landscape architect.

-Inground mount
-2-3/8" 0., galvanized steel pipe
-Powder coat finish.
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Retaining Wall -

Manufacturer: Versa-Lok Retaining Wall Systems
Maodel Nmber: Versa-Lok Handy-Wall
Color: Carmel Blend

Concrete Paver-

Manufacturer; Hanover Architectural Products Ine.
Model Nmber: Architectural Concrete Pavers
Color: Natural - Tudor Finish
Standard Sizes - 12" x 12" and 6" x 6
Standard Thickness - 2 3/8” in pedestrian areas

3" in vehicular areas

12 OPENING
REMOVABLE
CENTER PLATE

Paver Grate-

Manufacturer:
Dumor Inc,

TAVER-GGRATE

— CENMTER PLAT
SUI‘POR‘I‘M :

Maodel Nmber:
20-40HG

-4" square.

-Hot dipped galvan- —
izﬂd ﬁﬂiﬁh I".éﬁhﬁl‘i'lk(.‘[lﬂ
-12” Center plate S E NG
expandable to 24"
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Cobra Replacement Fixture:

Manufacturer: Lumec Ine.

Model Nmber: #Joliet Series JLT10-SE

Color: Green to match existing historic light poles, as ap-
proved by landscape architect

-250 Watt HM
-Cut Off Optics

Decorative Pedestrian Light Pole and Fixture

Manufacturer: Lumec Ine.

Model Nmber: #L.21 LMS11289A

Color: Green to match existing historic light poles, as ap-
proved by landscape architect

-100 Watt HPS
-Aluminum Pole and Fixture
-Cut Off Optics
-Tipp City
Identifier

] ®

I i
51/
418w

NOTE: Pole height is: 12'—0"(3658mm

Drinking Fountain-

Manufacturer: Murdock Inc.

Meodel Nmber: #MC76-2

Color: Green to match existing historic light poles, as ap-
proved by landscape architect

-Solid brass bowl.

-Handicap accessible.

-Heavy duty iron base and arm.
-Activated by push buiton.

L,

A
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5.2 Standard Tree Palette- (from Davey Tree Report, July

19498}

The tree species listed are considered for such factors as: size, disease
resistance; pest problems. location suitability, seed or fruit set and visnal
appearance. Another factor that ean be considered in species selection is
which trees are presently doing well and are relatively free from insecls
and disease, While efforis have been made to make appropriate recom-
mendations, nurseries may have further information as to specific
cultivars or varieties, which may be more suitable for your location or
climate.

Large Trees (>40°)
Cladrastis lutea
Yellowwood

Celtis occidentalis
Hackberry

Corylus colurna
Turkish Filberi

Eucommia ulmoides
Hardy Rubbertree

Gindgo biloba
Ginkgo

Gleditsia triacanthos
Honevloeust

Gymnocladus dioicus
Kentucky Coffestree

Metasequoia
glyptosiroboides
Dawn Redwood

Myssa sylvatica
Tupelo or Black Gum

Quercus imbricaria
Shingle Oak

Quercus bicolor
Swamp White Gk

Quercus robra
Red Oak

moderate growth rate; flowerning:

csmoath bark: best in non-com-

pacted soils; do not prune in
spring
rapid growth rate; tolerant of city conditions

tolerant of urban conditions; pyramidal form,
0 Serious pests

slow to moderate growth rate; leaves look like
elm; pest resistant; not for poorly deained sues

choose maole culfivars; no pests; training
pruning recommended; upright coltivars also
availahle

provides light shade with small leaflets and
open growth habit, tolerates urban conditions

moderate growth tate; open crown: use male
like ‘Macho'; few pests or diseases

rapid growth rate; deciduous conifer; good
form; generally pest free
slow- growth rate; brilliant fall color; slow

growing; tolerant to drought and fooding

slow to-medinm growing; acoms less of-a litter
problem than most oaks, transplant in spring

slow growth rate, tolerant of urban conditions;
transplants well in spring

fast growing tree; tolerstes urban conditions
-along street with heavy traffic

Taxodium distichum
Common Baldcypress

Tilia cordata
Littleleaf Linden

Ulrus: parviflora
Chinege (Lacebark) Elm

Medium Trees (25-40")
Acer campestre
Hedge Maple

Aesonlus x camea ‘Briotii’

Ruby Red Horsechestnut

Carpinus caroliniana
American Hombeam

Cercidiphyllum
japonicum
Katsura Tree-

Halesia caroliniana
Carolina Silverbell

Koelreuteria paniculata
Goldenrain Tree

Ostrya virginiana
American Hophombeam

Parrotia persica
Persian Ironwood

Phillodendron amurenseé
Amur Corkiree

Small Trees (<25%)
Acer ginnala
Amur Maple

Amelanchier spp.
Serviceberry

moderate to fast growth rite; decidoous
conifer; tolerates poor drainage

good shade tree for street conditions; has
conical growth hahit while young, becom-
ing broader

moderate growth rate: choose Dutch Elm
disease (DED) and phloem necrosis resis-
tant cultivars such as ‘Drake’, ‘Dynasty’,
"Ohin”, and *Prospector’

Fits under ufility lines:
tolerates a wide range of
urban sites, no seriols insect
or disease problems

Tolerant of urban conditions, fairly heat
and drought resistant, slow growth rate

slow growth rate; well-suited to small
spaces and shady suburban sites

moderate 1o fast growth rate; few diseases
O pests

slow growth rale; pest resistant; suhtle
flowers

flowering; tolerant of urban conditions;
ransplant in spring

performs well in orban settings: choose tree
form

pest free; attractive bark

corky bark; choose male cultivar like
‘Macho'; pest free; upright growth; shallow
roots

Very cold hardy; good streel tree; slow
grawing; single or muolti-stemmed

& variety of flowering cultivars available;
can be sensitive to city conditions and
pests; very attractive in spring

Muaackia amurensis
Amur maackia

Cercis canadensis
Eastern: Redbud

Chionanthus retusns
Chinese Fringeiree

Cornus kousa
Kousa Dogwood

slow groth rate; flowering tree; interesting
bark

moderste growth rate; sun or partial shade;
and Minnegota strains are more winter hardy

slow growth tate; multi-stemmed,; fAowering;

will grow in understory

slow to moderate growth rate; use tree form;
flowering

choose thornless ree form, flowering;
withstands compaction: €2, Crimson Cloud
English Hawthorn

Crataegus sp
Hawthorn spp

Syringa retuculata choose tree form, flowering

Special Use Trees

In certain areas of the city, such as the downtown business district, or in
areas of restricted above-ground space. the best tree choice may be those
varieties that grow more upright in what is termed a fastigiate, or colum-
ner manner:  This form achieves two things: 1. because of their tighter.
ppright habit, there is mintmal storefront blockage: and, 20 They will not
be wide-branching thus avoiding sidewalk clearance concerns. The
following tree species and varieties offer the described characteristics
and should be considered for tight space situations:

Acer campestre ‘Evelyn’ - Queen Elizabeth Hedge Maple

Acer rubrum ‘Bowhall' - Bowhall Red Maple

Acer rubrum ‘Karpick® - Karpick Red Maple

Amelanchier laevis 'Cumulus’ - Cumulus Serviceberry

Amelanchier x graniffora *Robin Hill' Tree Form - Robin Hill Service-
berty

Carpinus betulus ‘Fastigiata’ Tree Form - Fastigiate European Horbeam
Ginko biloba ‘Lakeview’ - Lakeview Gingko (male trees only)

Ginko biloba ‘PNI 2720° - Princeton Sentry Gingko

Malug 'Centurion’ Tree Form - Centurion Crabapple

Malus ‘Hargozam' Tree Form - Harvest Gold Crabapple

Malus ‘Mazam' Tree Form - Madonna Crabapple

Malus 'Sentengl’ Tree Form - Sentenel Crabapple

Prunus sargentii ‘Columnaris’ Tree Form - Columnar Sargent Cherry
Prunus serrulata ‘Amanogawa' Tree Form - Amanogawa Oriental Cherry
Pyrus callervana ‘Chanticleer’ - Cleveland Select Callery Pear

Quercus robur ‘Skyrocket' - Skyrocket English Oak
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Chapter 6 — Site Signage

Site signage will add yet another common element within the
corridor that will enhance user experience, and increase aware-
ness. The following illusirations are graphic examples of
locator signage that will be special and unique to the corridor
environment. This uniqueness further stresses the significance
of the corridor as the financial, social, and cultural heart of Tipp
City,
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Chapter 7 - Implementation

7.1 - Funding Information

The following report was compiled by LSR Consultants and
contains critical information concerning the acquisition of
funds for the Main Street Corridor Revitalization.

Community and Economic Development Grant Programs and Tax Incentlve Programs - Tipp Clty Main Street Corridor

|
July 1999 ﬁ
: Application e
Program Terms / Incentives ! Funds Avallable Contact Deadline Potential Tipp City Projects
INFRASTRUCTURE FINANCING PROGRAMS @
Ohio Weter Supply Revolving :‘;"“;",9 W "'"'::nt;d'l"_’x:imo““hu;fy "”’"‘:n';“i“ n;’:;‘ Monica Hogan, Ohio EPA  |Open Application | o _
Loan Fund “mb v:ﬂ:"""""" : type. (614) 644-2752 Cycle fesiment i €=
Financing |s limited to public drinking water supplies that ﬁ
Ohio Water Developmenit are required to mest an enforoesble requirement of the |0 o iy Onio EPA |18t weekin October i
Authority - 2% Loan Program Safe Drinking Water Act, or the Clean Water Act. (614) 644-2752 of each year Water treatment plant |
o8 Provides a 2% interest rate lcan that can be repaid over y G':{
25 years. (Loan Amount Varies} |
‘Hoadway resurtacing and widening, @
Provides grants to municipalitios and townshlps to Gregg Gorsuch, Miami signallzation, lane elimination,
Miami County Community develop and revitalize infrastructure and other community |County Planning and Zoning | 1st week in July of |consolidation of curb cuts, and q
Development Block Grant (CDBG)|facilities in commercial, Industrial, and residential areas. |Department each year streetscaping improvements
(Grant amount varies). (637) 332-8854 including landscaping, decorative q
 lighti :
. - Infrastructure improvements along
Ohio Public Works Commission | o> all types of capital improvement and infrastructure |Doug Christien, Miemi —— fc . of each  |Main Street including roadways, =
projects, including roadweys & bridges (Grant amount County Engineer, . .
Grant - (837) 332-7030 year sewers, water lines, utilities and cﬂ
' sidewalks -
Roadway resurfacing and widening, ﬁ
Up to B0% of the cost of construction or implementation of |Karen Young, Ohlo signalization, lane elimination,
CDOT Administered - TEA-21 a lransportation related project, To be competitive, Department of Mid -July of each  |consolidation of curb cuts, and c-
Surface Transportation Funds engineering should be completed and ROW purchased  |Transportation year : streetscaping improvements
before applying. Must be a governmentsl egency to apply.|(614) 752-5259 including landscaping, decorative m
pavers, and lighting i
. Roadway resurfacing and widening, u'
Miami Velley Reglonal Planning  |Up to 80% of the cost of construction or implementation of November of each |signalization, lane elimination, m
Commission {(MVRPC}- @ transportation related project. To be competitive, Don Spang, MVRPC year - Subject to bid |consolidation of curb cuts, and
Regionally Controlled T-21 engineering should be completed end ROW purchased  |(937) 223-8323 solicitation by streetscaping improvements
Surface Transportation Funds before applying. Must be a govemmental agency to apply. MVRPC Board including landscaping, decorative @
pavers, and lighting
TAX INCENTIVE PROGRAMS q
. . ] Robert Stempfer, Ohic - Tax incentives 1o property owners for '
%}Rn;\n)m ity FEsinsestment Aea Il:: z::::nmﬂhog :fsm:::ue of real proparty Department of Development 8p:!r;Appllcahon development or redevelopment of
P P years. 1-800-848-1300 4 commercial properties
Tax Increment Financing (TIF) | Taxes on new development are redirected to pay for | Dando, Tipp City Open Application :'s';i";:t‘g dm":g;”gmmw
Program public improvements in the TIF district. (937) 667-6305 Cycle

projects along Main Street
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Program Terms / Incentives / Funds Avallable Contact Sg::ﬁ:gm Potential Tipp City Projects
PARKS AND RECREATION PROGRAMS
Up To BU% of the cost of construcion of implemertanon of . - -
ODOT Administered - TEA-21  |implementation of a pedestrian ar bicycle- related project. g:::r;:ft'%,om Gi-Jly of sach E:::::;?:j;:’g:;::i Main
Bicycle and Pedestrian Projects | To be competitive, engineering should be completed and : X X X
h Transportation year Street commarcial and residential
Grant ROW purchased before applying. Musibe a (614) 752-5259 to the reat of the city
Miami Valley Raglonal Planning Izp w:?% o [ °°:'a°: m&’f;‘“".:;""’f";“mm o November of each |Construction of bicycle and
Commission (MVRPC) - mcrr\:eﬁﬁ've lan r" ) sh:ul g bF:'DI I et;l and ROW Don Spang, MVRPC year - Subject to bid |pedestrian pathe to connect Main
Regionally Controlled T-21 . + g "°°a 'ihf? Must b:‘;""’ pirirth (937) 2238323 solicitation by Street commercial and residential
Bicycle and Pedestrian Funds ': 'd"“”m :"P p’y"""’ PRYINg. govemmenta |[MVRPC Board  [areas to the rest of the city
Up to 75% reimbursement program for the acquisition, - IKIossl .o?l':l‘:lural Renovation of B&O railroad depot
NatureWorks rehabilitation or development of park and recreation Reso' k. July 1st of each yearjand construction of passive outdoor
facilities. (Amount varies). (614) 2658408 recreational facilities at Canal Lock
William Deahler Jr., Ohio
id Department of Natural Construction of bicycie and
National Recreational Trails A i Lp to B0% Feceral relmbu ] nt for the lResoumea. Divislon of Mid - February of |pedestrian paths to connect Main
acquisition, development, rehabilitation, and . S
Fund maintenance of recreational trails and related facilities Real Estate & Land each year Streset commarcial and residential
] " |Management areas to the rest of the city
{614) 265-8395
DOWNTOWN REVITALIZATION PROGRAMS
io Downt $400 . . |Margaret Rellins, Office of Infrastructure , strestscaping, and
bl L ey up to. 000 for mfrastrudure_. siree I.E aping. Houslng and Community |October of each  |building facade improvements in
Commaercial Revitalization and bullding improvementa In commercial districts Partnershi = "Olde T noe Restoration
Program which have been designated as "slum and blight" (614) 466-p2;85 ye Distri d"| '
. _ . - Financing for infrastructure,
. L Asseases property owners in commercial districts for Jim Dando, Tipp City Open Application ]
Special Improvement Distict | pital improvement and marketing projects. (637) 687-6305 Cyde ;mg““mmmp:;g;‘:’;:a'i':w
Legislation allowing cities to create an Urban Renewal _— Facilitate city acquisiticn of
Urban Renewal Area to acquire underutilized or deteriorated commercial :;27?:2:132';9 City g:;: Application underutilized or deteriorated Main
and industrial properties. Street properties
HISTORIC PRESERVATION PROGRAMS
Grants up to 60% for local historic preservation . . ) .
Card Lo Gowrmert |l g lrving vy o K N, octertesn (PRS0
(CLG) Grants uildings, national registration, acquisition, . year ¢ ) )
development, pre development projects, and public  |(614) 287-2470 Tippecanoe Restoration District”
education
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7.2 - Phasing

The following illustration shows the phasing strategy for the
revitalization of the Main Street corridor. The phasing plan is
prioritized by the individual district’s need for improvement, as
well as the overall good of Tipp City.
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SUARDRAIL AGLSTMENTS

CONCRETE SIDBMALK
SONCRETE CURE

LANCSCARNG (TREES, SHRUBS, SROMNDCOVER]
EROSION CONTRGL FABRIC

LISHT FIXTURES (TEARDROP § PEDESTRIAN)
MAST ARM SIGNAL POLES

CROZSNALKS

HANDICAP RAMPS:
COMMUNITY IDENTIFICATION SIGN

TIPFECANCE DRIVE INTERSECTION
REMOVE CONCRETE CURD

REMOVE CONCRETE SIDENALIC

REMGVE EXISTING COBRA FIXTURES

REMOVE EXISTING SISNAL POLES AND FIXTURES

CONCRETE SIDENALK

CONCRETE FAVERS

CONCRETE CURB

LANDSCAPING {TREES, SHRUBS, GROUNDCOVER)

LISHT FLXTURES {TEARIROP § FEDESTRIAN)
MAST ARM SIGNAL POLES

CROSSNALKS
HANDICAF RAMPS

HYATT STREET INTERSECTION
REMOVE CcLRB
REMEVE

CONCRETE SIDENRALK,
REMOVE EXISTING COBRA FIXTURES
REMOVE EXISTING SIGHNAL FOLES AND FIXTURES
CONCRETE SIDENALK
CONGRETE PAVERS
CONCRETE

LISHT FIXTURES (TEARDROP § PEDESTRIAN
MAST ARM SIGNAL FPOLES

CROSSWALKS

HANDIC AP RAMPS

HYATT STREET TQ RAILROAD TRACKS

=1 6 REMOVE CURE
REMOVE CONCRETE SIDEMALK,
REMOVE EXISTING COBRA F

CONCRETE SIPERALK

CONCRETE cURB

GRIVE ENTRANCES W/ STANDARD RADII
LANDECAPING (TREES)

LISHT FIXTURES (TEARDROF)

CROSSHALKS
HANDICAF RAMPS

XTURES
REMOVE EXISTING SISNAL POLES AND FIXTURES

FIRST STREET INTERSECTION
REMOVE CONCRETE CURB

REMOVE CONCRETE SIDENALK

REMOVE EXISTING COBRA FIXTURES

REMOVE EXISTING SISNAL POLES AND FIXTURES
CONCRETE SIDENALK

CONCRETE CURB

CONCRETE PAVERS

UTILITY REMGOVAL AND REPLACEMENT
DRIVE ENTRANCES W/ STANDARD RADI
LISHT FIXTURES (TEARDRGP)

MAST ARM SIGNAL POLES
LCROSEAALIKS

HANDICAF RAMPS

AVENUE TO TIFFECANGE DRIVE

GARBLR INTERSECTION AND GARBER

REMOVE CONCRETE CURB
REMOVE CONCRETE SIDENALK
REMOVE EMISTING COPRA FIXTURES
FEMOVE EXISTING TREES

CONCRETE SIDENALK
CONCRETE PAYERS
CONGRETE CURB

RETAINING WALL

MAST ARM SIGNAL FOLES

HIGHWAY INTERCHANGE

3lle

10| =ove coereTe core
REMOVE EXISTING COBRA FIXTURES

REMGVE EXISTING SISNAL FOLES AND FIXTURES

ERADING/IRAINASE AMENDMENTS

SUARDRAIL ADUSTMENTS

CONCRETE SIDENALK
CONCRETE cURBE

LANDSCAFING (TREES, SHRUSS, SRONDCOVER)
EROSION CONTROL. FABRIC

LISHT FIXTURES (TEARDROP & PEDESTRIAN)
MAST ARM SIGNAL POLES

CROSSNALKS

HARDICGAF RAMPS

COMMMNITY IDENTIFICATION SIGN

Tipp City,
Ohio

“"Our mopge |lo Growing™

FEMOVE EXISTING SIGNAML POLES AND FIXTURES

LANDSCAPING (TREES, SHRUBS, SRONDLOVER)
LISHT FIXTURES (TEARDROF 4 PEDESTRIAN)

TIPPECANOE DRIVE TO HYATT STREET
1 REMOVE GONCRETE ClURB

REMGVE CONCRETE SIDEMALK
REMOVE EXISTING COBRA FIXTURES
REMOVE EXISTING TREES
SELECTIVE DEMOLITION OF RESIDENTIAL ENTRANCES
EXCAVATE NORTH SIDE BANK

DRIVE ENTRANCES W/ STANDARD RADI
LANDSCAPING SHRUBS)

RETAINING WALL

IRON FENCING

LIGHT FIXTURES (TEARDROP & PECESTRIAN)
IMFLEMENT PEDESTRIAN ENTRY ALTERATIONS

CROZSNM KD
HANDICAP RAMPS

7 RAILROAD TRACKS TO FIRST STREET

RETE
REMOVE CONCRETE SIDEMALK
REMOVE EXISTING COBRA FIXTURES
REMCVE EXISTING SIGNAL POLES AND FIXTURES
REMGVE EXISTING TREES
CONCRETE SIDENALK
CONCRETE CURB
CONCRETE PAVERS
UTILITY REMOVAL AND REFLACEMENT
DRIVE ENTRANCES W/ STANDARD RADI
LANDSCAPING (TREES)
LIGHT PIXTURES (TEARDRECF)
MAST ARM SIGNAL POLES
CROSSWALKS
HANDICAP RAMPS

TIPP CITY MAIN STREET CORRIDOR STUDY

PHASING PLAN

ALL DISTRICTS

REMOVE CONCRETE CURE

REMOVE CONCRETE SIDEWALK

REMGVE EXISTING COBRA FIXTURES

REMOVE EXISTING SISNAL FOLES AND PIXTURES
REMOVE EXISTING TREES

COMNCRETE S|DEAAL K

CONCRETE PAVERS

UTILITY REMOVAL AND REPLACEMENT
DRIVE ENTRANCES W/ STANDARD RADI

9 FIRST STREET TO PROJECT LIMIT

Kinzelman | Kiine Inc.

Lockweod, Jones and Beals, Inc

John Poe and Associates
LSR Consultants

AFRIL, 210
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